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WAGE LEVEL, EMPLOYMENT AND RECOVERY 


C): the average throughout the United States June was a fairly satis- 








factory month for real estate brokers and mortgage men, as the num- 

ber of real estate sales on a seasonally adjusted basis was higher 
than it has been at any time in the last eleven years. It was also a 
fairly satisfactory month for the manufacturers of building materials of 
the type used in low-priced residential buildings, as this type of build- 
ing exceeded a year ago by almost twenty per cent. In most cities the 
type of building using high-priced equipment was conspicuous by its ab- 
sence. Industrial building is running above a year ago by a large per- 
centage -- which should increase further since a tentative agreement has 
been reached with the Treasury Department on a five year depreciation 
period for special use buildings and equipment for armament manufacture. 


The outlook for the last half of 1940,it seems to us, is better than 
the present reactions of the stock market would indicate. Even though 


¢ England may not hold out, our own rearmament program should be getting 
sufficiently under way to avoid any prolonged reversal of the upward 
trend. 





In this report we are making another effort to evaluate the general 
business situation in the various major cities of the United States in an 
entirely disinterested fashion. This approach is quite different than the 
work of local business and promotional organizations which can always 
find many facts about their own city that seem impressive if printed in 
large enough type or proclaimed in a loud enough voice. Just how much 
these alluring statements justify long term investment in that area is 
something that local and outside business men have a right to know. Facts 
are not changed by selective overemphasis nor by denying or ignoring 
them. Undesirable factors should be known as they may often be changed 
when enough about them is known to crystalize the problem. 


Many different things must’ be |, NATIONAL AVERAGE : 


considered in evaluating any city. In 
our reports we have charted city by - WAGES 4 
city such things as check transac- 
tions, taxes, local public debt, Con - 1200) +rts..* “4gstatce 
struction and construction costs, of- EMPLOYMENT 
fice building vacancy, rents, volume | ~~ 4 
of mortgages, foreclosures, real es- “a ae 4 
a = tate transfers, rate of population i 7a 4 4 
growth and marriages. In this report ” 7 
we are showing the fluctuations of goo LiL HALL HULL HULL 


(Continued on Page 179) 




































































AMERICAN DEFENCE 


HE capacity for defense in any country depends primarily upon two 
factors: the national income and the willingness to divert the neces- a 
sary amount to armament. It is self-evident that huge expenditures 
can be made by rich countries with less disturbance to normal production 
and standards of living than is possible in countries with less income. 





On the chart below we have shown a comparison of the national income 
in a number of the principal countries with the income of the United 
States. Income in each country is shown by three bars -- the grey bar 
showing the income in 1929; the red bar, in 1932; and the black bar, in { 
1937,the last year for which comparable figures could be secured for most 
countries. 


The first striking thing about this chart is the relative standing 
of the United States, outdistancing the next seven or eight richest coun- 
tries combined. The second almost as startling fact is the rapid rela- 
tive progress made by most other countries since 1929, while the United 
States has slipped backwards. In 1929 the five richest countries had a 

- combined income of one hundred thirty-two billion dollars,with the United 
States accounting for 60% of it. In 1932 the combined income amounted to 
eighty-seven billion dollars, with the United States down to 54%. In 1937 
the combined income had reached .one hundred forty-nine billion dollars, 
but the United States accounted for only 46%. 


A capitalistic country cannot progress if the profit possibility is 4 
so seriously imparied and regulated that investment in government bonds 
by the well-to-do replaces investment in new industry and machines. The 

greatest assurance of our being able to 




























129 3.40 43% OF US. withstand tremendous armament expendi- 
AUSTRALIA'32 /.4993.0% OF Us. tures without inflation is the restora- 

'37 3.0 RR 43% OF U.S. tion of the profit motive, with the re- 

'29 54) = 168% OF US. sulting increase in production and em- 
CANADA = '32 27 BBBS6% OF US. ployment. We must either do this by al- 

'37 42 6./% OF U.S. 

lowing the capitalistic system to work 

'29 5.5 9 Yo OF US. or we must desert the capitalistic sys- 
JAPAN '32 6.2% OF US. 

136 55% OF US tem entirely for some other system which 

ae oe does not depend on voluntary co-opera- 
FRANCE ‘32 8. tg lige tion. It is relatively easy to drift 

'37 86 12.4% OF US. into a Fascist or totalitarian state 

129 58 13.7% OF US under the label of a "planned economy". 
RUSSIA '32  9/ 19.5% OF U.S. 


‘37 9.1 arene OF *S NATIONAL INCOME OF 


'29 /8/ 122.8% OF US. 


ita on tae ya PRINCIPAL COUNTRIES 


'37 286 41.2% OF U.S. 
'29 /9.0 123.9% OF US. 
GR. BRIT. ‘'32 //.8 25.2% OF US. 
'37 23.7 342% OF US. 
'29 79.5 


U. S. '32 46.7 
'37 69.4 
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Be that as it may, there can be no doubt of the fact that the United 
States, should it feel it necessary, is able to outspend any potential 
enemy at an enormous rate. From that standpoint it is not the safety of 
our country which is in danger but rather the safety of the "American 
Way" which makes the country worth defending. 


EXPENDITURES FOR ARMED FORCES 
IN THE UNITED STATES 
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The chart above shows the monthly expenditures for armament in the 
United States. It is broken down into the two basic branches of the serv- 
ice, the army and the navy. It will be noticed that in the last year and 
a half more has been spent for armament than in the past. During the next 
year the bars will go off the top of the chart; it will be many years be- 
fore they return to levels comparable to the past. 


EXPENDITURES Great as the increases in 


20, OTHER FAR EAST armament expenditures in the 
“| JAPAN United States will be,they are 
small in comparison with the 
vote Bayne amounts which have been spent 
AND BALKANS * by some of the other countries 
of the world. The chart to the 
left shows the expenditures 
for armaments each year from 
1931 to 1939 for the world and 
for some of the principal na- 
tions. The figures charted 
prior to 1939 are taken from 
the tabulations made by the 
Foreign Policy Association. 
The 1939 figures were devel- 
oped from current sources. 
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Clearly,many of the other 
THER AMERICAS countries of the world cannot 
UNITED STATE afford the amounts they are 
1931 “so ‘40 45 spending. 
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REAL ESTATE AND BUSINESS RECOVERY 


HE map opposite shows general business recovery by states and rela- 

tive real estate recovery by cities. The general business recovery S 

is shown by the red shading; the real estate recovery by the black 
city symbols. 





All states were divided into five groups on the basis of recent dol- 
lar payroll levels in relation to those levels during the past eight 
years. If dollar volume of payrolls during the past few months were high 
in relation to the levels of the past, the state was assumed to be ina 
prosperous condition. If, on the other hand, the level of payrolls was 
low in relation to the general averages of the past, it was assumed that 
the business men in that state would consider business very unsatisfac- 


tory. 





The cities are grouped on the basis of the relative degree of real 
estate recovery. The basis on which this ranking by cities is arrived at 
is explained in detail on p. 104 of the April 26,1940, Recovery Bulletin. 
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THE REAL ESTATE ANALYST INDEX OF RESIDENTIAL RENTS 














HE table below shows residential rent figures. This cities,and in the same city between heated and unheated 
iE the revised index of residential rents which ap- units. The twenty-six cities selected are typical cit- a 
peared in the Real Estate Analyst for the first ies scattered from coast to coast. The method of com- 
time in the February, 1938, issue. All rents are ex- puting this index is described on page 889 in the Feb- 
pressed in.dollars per month per room. This makes pos- ruary, 1938, Real Estate Analyst. 
sible a comparison of rent levels between different 
p'939\ / Is4O 
December January February March April " May June July \ 
Res. Apt. Res. Apt. Res. Apt. Res. Apt. Res. Apt. Res. Apt. Res. Apt. Res. Apt. 
National Index $8.36$11.87 $8.35$11.87 $8.34$11.82 $8.33$11.81 $8.35$11.80 $8.35$11.80 $8.41$11.80 $8.47$11.75 
Atlanta 7-91 10.76 7.96 10.74 7.91 10.80 7.86 10.80 7.95 10.83 7.88 10.91 7-90 10.92 7.91 10.88 
Baltimore 7.08 10.48 6.96 10.42 6.86 10.36 6.86 10.36 6.90 °10.37 7.02 10.32 7-20 10.30 7.40 10.29 
Birmingham 6.25 9.85 6.23 9.85 6.25 9.85 6.26 9.81 6.33 9.81 6.36 9.80 6.40 9.80 6.25 9.79 
Boston 8.20 15.10 8.04 15.17 8.03 15.05 8.04 15.08 8.02 14.81 8.02 14.88 8.05 14.90 8.09 14.90 
Chicago 10.26 12.53 10.27 12.52 10.63 12.53 10.59 12.53 10.52 12.45 10.50 12.52 10.51 12.51 10.77 12.50 
Cincinnati 9.70 12.59 9.65 12.70 9.70 12.70 9.76 12.81 9.78 12.81 9.85 12.87 9-90 12.88 9.91 12.51 
Cleveland 9.59 12.82 9.54 12.83 9.51 12.79 9.49 12.80 9.51 12.73 9.59 12.80 9-65 12.75 9.75 12.70 
Columbus 6.91 11.10 6.85 11.11 6.85 11.04 6.93 10.99 6.95 10.91 6.97 10.91 7-06 10.88 7.07 10.85 
Denver 7.82 13.08 7.80 13.10 7.70 13.08 7.68 13.03 7.70 13.02 7.75 13.00 7-78 12.98 7.85 12.87 
Detroit 8.75 11.61 8.60 11.58 8.64 11.58 8.64 11.53 8.68 11.56 8.80 11.50 8.89 11.49 8.95 11.54 
Houston 8.62 11.04 8.61 11.09 8.60 11.10 8.54 11.11 8.50 11.14 8.50 11.06 8.52 11.01 8.49 10.97 
Kansas City 6.08 7.04 6.10 7.09 6.09 7.05 6.09 7.09 6.10 7.14% 6.14. 7.16 6.18 7.15 6.19 7.14 
Los Angeles 10.52 12.23 10.61 12.15 10.50 12.02 10.57 11.92 10.59 11.85 10.52 11.88 10.69 11.78 10.69 11.70 
Milwaukee 9.03 10.59 8.95 10.60 8.91 10.59 8.95 10.61 8.96 10.61 8.98 10.62 9-07 10.61 9.15 10.59 
Minneapolis 8.26 10.38 8.20 10.32 8.30 10.30 8.26 10.30 8.3€ 10.30 8.35 10.30 8.35 10.30 8.37 10.30 
New Orleans 8.38 10.39 8.15 10.41 8.00 10.40 7.86 10.38 7.8§ 10.32 7.82 10.29 7-99 10.26 8.24 10.30 
New York 12.86 19.56 12.82 19.40 12.80 19.22 12.60 19.16 12.87 19.08 12.79 19.00 12.72 19.20 12.59 19.33 
Omaha 6.37 11.35 6.37 11.32 6.42 11.37: 6.52 11.38 6.54 11.32 6.58 11.49 6.65 11.55 6.69 11.55 
Philadelphia 6.99 13.90 6.99 13.77 6.97 13.57 6.95 13.58 6.96 13.60 6.99 13.61, 7-01 13.69 7.00 13.68 
Pittsburgh 9.10 12.17 9.04 12.27 8.96 12.26 9.06 12.30 9.10 12.30 8.86 12.30 9.06.12.30 9.20 12.29 
Richmond 8.09 11.08 8.15 11.17 8.20 11.10: 8.36 11.15 8.40 11.19 8.35 11.22 8.30 11.19 8.24 11.13 
Saint Louis 8.05 10.68 8.02 10.64 8.08 10.62- 8.05 10.59 7.94 10.57 8.08 10.59 8.19 10.62 8.24 10.57 
Salt Lake City 7.70 10.90 7.73 10.88 7.69 11.00 7.69 11.09 7.61 11.10 7.62 11.09 7-69 11.01 7.60 11.11 
San Francisco 9.76 13.41 9.71 13.34 9.76 13.30 9.75 13.30 9.76 13.26 9.71 13.30 9-70 13.28 9.70 13.22 
Seattle 7.58 12.00 7.65 11.97 7.64 11.98 7.55 11.95 7.58 11.85 7.66 11.82 7-65 11.75 7.69 11.76 
Tulsa 7.85 7.71 7.70 7.75 7.63 7.64 7.63 7.63 
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WAGE LEVEL, EMPLOYMENT AND RECOVERY 
(Continued from Page 166) 


employment and wages for 83 cities. The typical national curves based on 
the medians of the 83 cities are shown at the bottom of page 166. These 
same curves are superimposed on the chart of each city to make it easy to 
tell whether a city is above or below the national average. 


On all of these charts the wage figures are charted in actual dol- 
lars. In order to use the same numerical scale for employment,1000 rath- 
er than 100 was used as a base in 1937. By imagining a decimal point be- 
fore the last figure on the scale it is easy to read this on the more 
familiar basis of 1937= 100.0. 


The material we have used as the basis of our wage computations is 
taken from the monthly releases on employment and payrolls in identical 
establishments published by the Bureau of Labor Statistics. The average 
wage each month was computed by dividing the total payroll by the total 
number of employees. 


The material used in our index of employment was based both on the 
Federal Census of Business of 1935 and on the monthly releases on Employ- 
ment and Payrolls of the Bureau of Labor Statistics. 


The base we have used in the Census of Business includes all manu- 
facturing establishments, retail and wholesale distributors, office em- 
ployment, mining and quarrying, construction, hotel and miscellaneous. 
It does not include proprietors; professional workers; those engaged in 
transportation, communication and educational work; public utility em- 
ployees; federal, state, county and municipal employees; and agricultural 
workers. The index was prepared by dividing the average wage income per 
family by the average wage of employed persons. This was then converted 
to the 1937 base. 


In using the Census of Business as a base, all counties were includ- 
ed in the city figures when one half or more of the population of the 
county was a part of the metropolitan area of the city. The monthly re- 
leases on Employment and Payrolls include those employed in the city, re- 
gardless of their place of residence. 


There are several very interesting general conclusions which can be 
drawn from a study of the charts: 


1. "One industry cities," so called, have as a rule shown a greater 
variation in employment than the average of all cities. Wages in these 
cities as a rule have been higher than in cities where employment was 
steadier. 


2. Wages in practically all cities have shown less variation than 
employment. 


3. Wages in southern cities have been lower than in northern cit- 
ies. This, of course, is at least partially offset by lower living costs. 





179 


























RBAN foreclosures con- soo 
| :imsea sideways on a gsobe ™ FORECLOSURE RATE 


1ES MORE THAN | 
seasonally corrected 0 HAN 100,000 POPULATION _ 


in 

















: j 

400 v4 MOA "in oe eet ek 
basis, holding the index 3 ; 
at the lowest level since Q *° . 3 
July, 1927. The drop dur- = 390f N E 
ing the last few months has 6 3 an 3 
been less rapid, but fore- 250k 764% ‘ 74.7Y%oH 
closures are now reaching? Ef > ae tom 3 
so low a level that addi- y 200F ae fas ph. 4 
tional drops cannot be of * : MAY ‘36 279 | 3 
such great percentages. The O : aa; an ia | ; 
average drop since the end & !50F MAY ‘33 383 \ q 
of 1934, as shown by the : —— ow | .¥ ; 
red dashed line, has been ; | \\ ; 
almost 30% a year. The bas- + A ae 
































ic figures from which this '°° 1932 1933 1934 1935 1936 1937 1938 1939 1940 
chart is computed are gath- 


ered by the HOLC from all cities of more than one hundred thousand popu- 
lation. 































































































































































































40 40 
» | FINANCING UNDER THE F. H.A. 
Y ——_{—}—_—_}_}_-}- f 4 + 
MORTGAGES SELEC’ TED 

ym FOR APPRA/ISALy s JUNE © 
a { 
e) | - 
0 = |" ae 
r 
0 20 | le i 20 
a al Ar f 
0 i f a J 

10 ie ; 10 
- [| rT TOs I | < 
= ¢ ABSR ACCEPTED 3 
5 FOR INSURANCE 

re what ssbaduafs sos PURE GUC IHUU) COQHCUEE CURT GENE (HOU) GUCHOCRH EON) GUREOEON GR) COOREEOD COULQURUQUEN EROTORED EER) GUUDERDI re) 

IS FMAMIJIIJSAS ON OV FMAMI SI ASONODIYTFMANMIISI AS OND 
1938 1939 I940 


UNE set a new record for FHA mortgages accepted for insurance--24% above 
the previous high. Mortgages selected for appraisal were 11% above a 
year ago, but were exceeded by several months this spring. Apparently 


the disturbing news from abroad has had little effect on home building, 
particularly of smaller, low-priced units. 


The two tables below show -the comparisons with a year ago for both 
mortgages selected for appraisal and mortgages accepted for insurance. 


MORTGAGES SELECTED FOR APPRAISAL COMPARED WITH YEAR AGO 





June July Aug. Sept. Oct. Nov. Dec. Jan. Feb. Mar. Apr. May June 
+4 -118 -8% -86 +28 -4% -13% -9% -2% -6% +21% +18% +11% 


MORTGAGES ACCEPTED FOR INSURANCE COMPARED WITH YEAR AGO 











+11% -136 -62 -9% +136 +26 +56 +156 +9% +1% +18% +9%  +2% 
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NEW BUILDING 


HE chart to the left shows the 

number of new family accommoda- 

tions built during 1939 and 
1940 in all non-farm communities of 
the forty-eight states and the Dis- 
trict of Columbia. 1939 is shown in 
red, 1940 in black. The bottom 
lines show the monthly figures un- 
corrected for seasonal influences; 
the inclined lines, the cumulative 
from the first of the year; 
and the top lines, the twelve 
months' moving totals; viz., each 
point on the top lines’ represents 
the totals for the preceding twelve 


months. These top lines show trends. 


DWELLING UNITS CONSTRUCTED IN 48 STATES 
(in thousands of units) 
12 Month 

Cumulative Moving Total 
1940 1939 1940 
25.7 345 461 
59.4 359 465 
101.4 375 468 
152.5 386 482 


Monthly 
1939 1940 1939 
January 30.1 25.7 30.1 
February 29.2 
March 39.4 42.0 
April 36.6 51.1 
May 49.6 49.1 
June 40.6 38.8 
July 38.1 
August 46.2 
September 
October 
November 
December 


33-7 59.3 
98.7 
135.3 
184.9 201.6 409 482 
225.5 240.4 422 480 
263.6 423 
309.8 435 
345.5 435 
381.6 439 
424.1 450 
465.0 465 


35.7 
36.1 
42.5 
40.9 


BUILDING COSTS. 

HE chart to the left shows the 

average cost per cubic foot in 

64 cities of building a stand- 
ard six room frame dwelling. This 
house is pictured to the left and 
is described in the April 26, 1940, 
report on pages 85-96. 


It will be noticed that chang- 
es in the total construction cost 
since the first of the year have 
been so small that they are not ap- 


parent on the chart. The spread 
over a year ago is widening, how- 
ever, as a year ago constructing 


costs were dropping. 
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REAL ESTATE SALES on a seasonally corrected basis were more numerous 
in June than in any month of the last eleven years. Foreclosures were at 
the lowest level in twelve years and residential rents advanced by a 
fraction of a per cent.....ee- §66000006666500004600000000—— Pages 166, 170 


The United States can afford heavy ARMAMENT expense better than any 
other country as our national income exceeds that of the next four or 
five richest countries combined. The immediate result is stimulating to 
business; the eventual result will be to decrease standards of living. 

Pages 167-168 


The HOLC has gone through three phases. In the first it 
$3,093,450,641 to distress owners of real estate; in the second, so far, 
it has acquired title to 149,100 parcels of real estate; in the third it 
has sold more than 100,000 parcels and is now liquidating at a rate close 
to 5000 parcels per month. Final losses will be relatively small when it 
is remembered that all loans were made to borrowers in distress..Page 169 


loaned 


EMPLOYMENT AND WAGES, charted for 83 cities since 1936, helps evalu- 
ate cities in relation to the "average city." Wages have varied less in 
the years since 1936 than employment. Wages were highest and employment 
varied most in so-called "one industry cities." Pages 166, 171-174, 179 


REAL ESTATE RECOVERY in all major cities of the United States is 
shown on the map together with the degree of business recovery in each 
eeeeoeeeeenevreensereense#enreeepeeneeeeneeneeneeee .- Pages 175> 176 


RENTS of single family residences and of apartments are charted and 
listed since December, 1939,for twenty-six representative cities. Single 
family rents averaged nationally $8.47 a room, the highest of any month 
this year. Apartments at $11.75 a room were low for the year..Page 178 


During the past twelve months we have built 480,000 URBAN DWELLING 
UNITS in the 48 states and the District of Columbia.............-Page 181 


The FHA is continuing to break records, indicating that 
construction of small units will continue in large volume...... 


residential 
..-Page 180 


BUILDING COSTS show little change since January, although they are 
AbOVe &@ YEA@Pr ALZOwcc veces ecccee eoccceccs pccccceccceceseeseeesaee ..-Page 181 


The summary above in the July, 1940, 


Estate Analyst Reports. 


high-spots the material 
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